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Purpose of the Industrial Land Strategy for Hume and Whittlesea 

Why undertake an industrial land strategy?

What role: does the Industrial Land Sector and the 

industries it accommodates play in the economy of 
Melbourne’s north?

How: is the sector expected to grow and drive the 
Victorian economy?

What: What impact will the sector have on driving a 

recovery in Melbourne and Victoria’s economy post 
COVID 19?

What: long term partnerships and plans need to be 

confirmed?
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Comparing the sectors – which sector is likely to drive jobs in the short and 

medium-term

A number of real estate asset classes are expected to struggle – not industrial land 

Retail sector ??

Office projects??

Apartments & medium density
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Industries that develop on industrial land drive high value add to the State economy and 

make up an important part of the supply chain

Gross Value Added per worker ($’000) (2016)

Source: REMPLAN, EY Analysis (data presented is for Hume municipality)

Retail 
distribution

Warehousing 
and 

wholesale 
distribution

Processing 
and 

packaging

Primary 
production

Example: Domestic food production supply chain

City of Whittlesea job task 

► Industrial sector industries including 

manufacturing, wholesale trade and transport 
& warehousing have high value add to the 
economy. 

► Have shifted ahead of many service sectors in 
terms of driving value add and State income

► Critical to the supply chain and the overall 
Victorian economy

► The sector will also play an important role in 

providing local jobs for new households

Source: EY Analysis of ABS data
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Study area overview Northern Melbourne and industrial land supply areas

Source: Victorian Planning Authority, 2018

(Melbourne Industrial and Commercial Land Use Plan – Map 8)

Region / SSIP
Occupied

zoned land

Vacant

zoned land

Future

unzoned land

Total vacant

(zoned and 

unzoned)

Northern Region* 3718.6 1241.2 2866.9 4108.1

Northern SSIP** 2400.7 978.2 2393.7 3371.9

Industrial land supply in Northern Melbourne (hectares)

Source: Victorian Planning Authority, 2018

(Melbourne Industrial and Commercial Land Use Plan – Table ES1)

The study area and key precincts have a large volume of existing and future 

supply. However supply is heavily reliant on infrastructure & servicing  

* Northern Region refers to the broader study area

** Northern State Significant Industrial Precinct is defined in the MICLUP by the Victorian Planning Authority

► Developable industrial land supply in the northern corridor 

of Melbourne has the capacity to support significant 
employment.

► Industrial land supply in the Northern State Significant 

Industrial Precinct (SSIP) areas, includes: 

► Around 2,400 hectares of occupied land

► Nearly 1,000 hectares of zoned vacant land

► A further c. 2,400 hectares is earmarked for future 
re-zoning in the future

► Potential industrial land supply in the Northern SSIP 
of 3,400 additional hectares
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The availability of zoned land does not guarantee its eventual development. An efficient 

industrial land market requires a number of elements

A large volume of zoned supply 
does not guarantee an effective 

industrial land market

Multiple land 
owners

Competing 
development 

fronts

Connection 
to national 

and regional 
freight 

networks

A mix of 
price points 
and market 

offerings

A mix of lot 
sizes and 

sub-division 
opportunities

An adequate 
volume of 

zoned, 
serviced 

land supply

Best practice 

industrial land 

market

Success factors for a competitive and efficient industrial land market
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Stakeholder discussion confirmed that the industrial land sector is ready to go but needs 

direction on future planning and projects

Summary of key points from the stakeholder discussions:

Demand has not 

dropped during COVID 
but has accelerated in 

contrast to other 

commercial projects

A clearer infrastructure program 

with transparent timelines for 
planning and infrastructure is 

critical. This would provide 

developers and importantly 
tenants with investment clarity

Supply of industrial 

land is fragmented 
in many precincts 

with a lack of choice 

for key tenants

In order to meet 

tenant needs, well 
located and 

serviced sites are 

critical

Arterial road networks 

need to connect 
workers to jobs and 

allow efficient 

distribution

North East Link and OMR will 

change the landscape by cutting 
travel times to the south-east. 

This will shift demand to the 

North and west

A greater demand for 

high skilled 
manufacturing 

workers is 

anticipated as a 
result of COVID-19

Servicing constraints currently 

exist and include the delivery of 
interchanges, and east/west road 

duplication. Investors need to 

understand pipeline of investment 
to commit funds
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Key precincts will accelerate demand for industrial land 

Source: DJPR 2019

State Government precinct policies will also drive demand for industrial land, as Melbourne’s interconnected network 

of industrial precincts interact with established and developing precincts in the northern corridor

► Existing or planned priority precincts within 

Victoria are likely to drive future demand in 
industrial land. These precincts will create 
synergies and will generate additional supply 

chain demand within the industrial land 
sector.

1. Fishermans Bend Employment Precinct: 
Includes the former GMH site acquired by 
Government

2. Parkville: A world renowned research centre, 
recognised globally as a leading biomedical 

and research precinct. 

3. Arden: A large scale technology and life 
sciences hub that will host 34,000 jobs in 

close proximity to Melbourne’s CBD. 
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What are the key enabling projects that will assist industrial land development?

Source: Plan Melbourne (excerpt of Map 17)

Key Projects

Cloverton

North 
East 
Link

Outer 
Metropolitan 
Ring Road

E6

Hume 
Freeway

Secondary enabling projects

1. OMR and E6: Will unlock a number of precincts

2. Intermodal freight terminal: Will catalyse 
investment at a number of PSP areas in the 
transport & logistics sector and related industries

3. North East Link: Will connect Melbourne’s south 
east industrial estates with the north and west

1. Local road duplications: Will unlock a number of 

precincts

2. Intersections and connectivity to existing 
estates: Will catalyse investment at a number of 

PSP areas in the transport & logistics sector and 
related industries

3. Public transport connectivity: To enable labour 
force access

4. Trunk infrastructure: Utilities and other services  
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Case Study 1 - Mickleham is an emerging future business and industrial park precinct. It will rely on 

co-ordinated delivery of projects in the short to medium term

Locational Map: Major Infrastructure & Planning

Mickleham Sub Precinct 

Source: Hume City Council, 2019

Cloverton 

Activity Centre

Lockerbie

C
Gunns Gully interchange to Hume Freeway

New interchange to Hume Freeway & road upgrades

Outer Metropolitan Ring (OMR) 

Cameron Street overpass

Donnybrook Road upgrade including diamond 
interchange at Donnybrook Road

A

B

C

D

E

B

A

E

Existing Zoned 

Industrial Land

Future Unzoned 

Industrial Land

Unlocking future zoned land: Planned infrastructure & 

investment activity for the sub precinct is identified below

D
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Case Study 2 - Craigieburn North benefits from large future zoned industrial land parcels in proximity to 

a steady existing residential base in Mickleham to the north and Craigieburn to the south

Locational Map: Major Infrastructure & Planning

Craigieburn North Sub Precinct 

Source: VPA, 2012

Donnybrook Road upgrade including diamond 
interchange at Donnybrook Road

New interchange to Hume Freeway, servicing 
infrastructure and road upgrades

North East Link & Outer Metropolitan Ring (OMR) 

A

B

Existing Zoned 

Industrial Land

Future Unzoned 

Industrial Land

Unlocking future zoned land: Planned infrastructure & 

investment activity for the sub precinct is identified below

Quarantine 

Facility

A

B

Amaroo Business 

Park Northern Quarries 

Investigation 

Area

Assessment of Industrial Land Supply

Scale of land supply Assessment

Level of infrastructure connectivity & 

serviceability 
High

Size of precinct (existing zoned land) 1 700 ha

Estimated remaining zoned supply2 595 ha

Future supply3 240 ha
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Case Study 3 - The proposed Northern Freight and Wallan East precinct consists of an estimated 800 

hectares of future supply. 

Northern Freight Sub Precinct 

Delivery of the Beveridge Interstate Freight Terminal

Unlocking future zoned land: Planned infrastructure & 

investment activity for the sub precinct is identified below

Delivery of the OMR & E6 will enable unlocking of 
future zoned land in the sub precinct

Aerial Map: Demonstrating Future Industrial Land 

New interchange to Hume Freeway & road upgrades, 
including Camerons Lane

Assessment of Industrial Land Supply

Scale of land supply Assessment

Size of precinct (existing zoned land) 1 N/A

Future supply2

Net supply of 1,000 

+ hectares subject 

to constraints

Estimated exhaustion of supply Long term

Future Zoned 

Industrial Land
Source: Aerial Image, Nearmap, 2020, aerial outline as per MICLUP, DELWP 2019

The below table outlines the anticipated scale and assessment of land supply 

within the sub precinct. 

A

A

B

B

BIFT

OMR & Interstate 

Rail Network
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Two scenarios have been formulated, which show alternative future pathways for the study 

area. Each scenario has alternative impacts

Base Case scenario Preferred scenario
► EY has developed two 

scenarios to consider the scale 
of impacts that a co-ordinated 
approach could yield. These 

scenarios as defined as:

► ‘Business as Usual’, where 

current economic trends 
prevail; and

► ‘Preferred’, where 

Government and industry 
coordinate to catalyse 

development of the corridor

► Integrated infrastructure and 
land use planning brings 

forward employment in 
industrial sectors, and creates 

the platform for long-term 
growth in Melbourne’s north

This scenario follows current trends and 

existing strategic planning settings with the 

following outcomes

► Industrial land market across Melbourne 

continues to shift from the south east to 

Melbourne's north and west as supply is 

exhausted 

► Industrial land prices in the north escalate 

and mix of lot sizes and range of price points 

declines 

Key future zoned land is not brought to 

market until at least 2035…

► Consumption in the north stagnates as key 

existing precincts provide a lack of choice in 

price and lot mix

…major infrastructure drivers are uncertain

► A clear timeline for the OMR, BIFT and E6 is 

not understood by the market with new 

precincts and investor development 

decisions delated until post 2035

► Absorption of industrial land shifts to other 

corridors and outside Victoria

This scenario delivers a co-ordinated land 

and infrastructure strategy and a 

competitive industrial land market

► Melbourne’s north captures a growing 

share of the industrial land market from 

2026 with consumption increasing to over 

100 hectares per annum

► Value added per worker continues to 

evolve as new precincts come on post 

2030, delivering high-value industrial 

employment

Future zoned precincts commence 

planning in 2028 to support the accelerated 

delivery of infrastructure….

► A number of PSP’s are brought forward to 

delivery stage 

…with catalyst projects accelerated 

► OMR and E6 commence delivery in part 

from 2028 with completion by 2040 
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For the northern corridor to be successful, it needs a sustainable serviced supply of 

industrial land. The preferred scenario brings forward the availability of serviced supply in 

existing and future precincts

Northern corridor – land development projections preferred 
scenario (2020 base year)

Source: EY analysis, DELWP

The preferred scenario will support a more coordinated 
industrial land development cycle

Northern corridor – land consumption projections base case

Land consumption declines as the 

availability of a mix of well serviced 

sites is exhausted

Source: EY analysis, DELWP

Co-ordinated infrastructure and strategic 

planning maintains development rates

Land consumption trends in Melbourne’s north are at 

risk of stagnating under a business as usual scenario 
if new precincts are not identified. 

Our consultation with stakeholders suggests 

coordinated land release together with infrastructure 
sequencing will reduce uncertainty around delivery of 

major projects, and bring forward new investment.

The preferred scenario is expected to see more rapid 
absorption of existing zoned land together with the 

availability of new precincts to accelerate the current 
market.
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A more rapid release of industrial land with supporting infrastructure sequencing will increase the 

corridor’s gross economic output and value add delivering a strong dividend to the broader Victorian 

economy

Annual gross economic output projections (industrial) ($M)Key Impacts of Preferred Scenario

Northern corridor – projected direct industrial employment 
under alternative scenarios (jobs)

Source: EY analysis

► Higher levels of short to medium term economic 

impacts and jobs

► Higher levels of economic output and value add 
in the region and State economy 

► By 2030, in the preferred scenario an additional 
cumulative $5b+ of gross economic valueadd 

to the northern corridor’s economy

► By 2035, in the preferred scenario an additional 
cumulative $13.5b+ of gross economic value 

add to the northern corridor’s economy

► On the ground in industrial precincts in 

Melbourne’s north - 10,000 new jobs by 2030 
and nearly 20,000 by 2035 

► The preferred scenario will drive higher 

employment benefits for Victoria through supply 
chain impacts in other sectors and assist in 

Melbourne’s post COVID recovery  
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Key messages 

Conclusions & key messages 

► Melbourne’s north and the growth areas can drive a State economic recovery in 

the short & medium term as the CBD recovers  

► To achieve this we need a co-ordinated long term land use plan for Melbourne’s 

north with regular updates

► A partnership between Cwlth State and Local Government is needed to deliver all 

facets of infrastructure

► Strong ongoing dialogue between development sector, industry and State 

Government to ensure the jobs divided is harnessed 

► Clear infrastructure sequencing with regular updates to long term strategic plans 

► Improved recognition of the importance of the industrial land sector in 

Government. The sector will be more important than inner ring precincts in coming 

3 to 5 years 
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Disclaimer

EY Third Party Release Notice

Ernst & Young ("Consultant") was engaged on the instructions of NORTH Link 

("Client") to complete an industrial land use study ("Project"), in accordance with 

the engagement agreement dated 28 April 2020 including the General Terms and 

Conditions (“the Engagement Agreement”).

A summary of the results of the Consultant’s work, including the assumptions and 

qualifications are set out in this Presentation (“Presentation”) and report 

("Report"). You should read the Report in its entirety including any disclaimers. A 

reference to the Report includes any part of this Presentation or Report. No further 

work has been undertaken by the Consultant since the date of this Presentation or 

Report to update the analysis.

Unless otherwise agreed in writing with the Consultant, access to this Presentation 

and accompanying Report is made only on the following basis and in either 

accessing this Report or obtaining a copy of this Report the recipient agrees to the 

following terms: 

1. Subject to the provisions of this notice, this Report has been prepared for the 

Client and may not be disclosed to any other party or used by any other party or 

relied upon by any other party without the prior written consent of the Consultant.

2. The Consultant disclaims all liability in relation to any other party who seeks to 

rely upon this Report or any of its contents or otherwise bases a decision on the 

content of this Report.

3. The Consultant has acted in accordance with the instructions of the Client in 

conducting its work and preparing this Report, and, in doing so, has prepared this 

Report for the benefit of the Client, and has considered only the interests of the 

Client. The Consultant has not been engaged to act, and has not acted, as advisor 

to any other party. Accordingly, the Consultant makes no representations as to the 

appropriateness, accuracy or completeness of this Report for any other party's 

purposes. 

4. No reliance may be placed upon this Report or any of its contents by any 

recipient of this Report for any purpose and any party receiving a copy of this 

Report must make and rely on their own enquiries in relation to the issues to which 

this Report relates, the contents of this Report and all matters arising from or 

relating to or in any way connected with this Report or its contents.

5. Subject to clause 6 below, this Report is confidential and must be maintained in 

the strictest confidence and must not be disclosed to any party for any purpose 

without the prior written consent of the Consultant.

6. Any tax advice, tax opinions, tax returns or advice relating to the tax treatment or 

tax structure of any transaction to which the Consultant’s services relate (“Tax 

Advice”) is provided solely for the information and internal use of Client and may not 

be relied upon by anyone else (other than tax authorities who may rely on the 

information provided to them) for any purpose without the Consultant’s prior written 

consent. If the recipient wishes to disclose Tax Advice (or portion or summary 

thereof) to any other third party, they shall first obtain the written consent of the 

Client before making such disclosure. The recipient must also inform the third party 

that it cannot rely on the Tax Advice (or portion or summary thereof) for any 

purpose whatsoever without the Consultant’s prior written consent.

7. No duty of care is owed by the Consultant to any recipient of this Report in 

respect of any use that the recipient may make of this Report.

8. The Consultant disclaims all liability, and takes no responsibility, for any 

document issued by any other party in connection with the Project.

9. No claim or demand or any actions or proceedings may be brought against the 

Consultant arising from or connected with the contents of this Report or the 

provision of this Report to any recipient.  The Consultant will be released and 

forever discharged from any such claims, demands, actions or proceedings.
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Limitations of our analysis

Limitations of our analysis

The quantification of industrial land development, employment and economic 

activity attributable to planning and infrastructure investment is a difficult and 

complex task. The modelling exercise for this Report is illustrative only to help 

demonstrate the impact of planning and infrastructure delivery on potential 

industrial development. This report does not constitute or claim to represent a 

comprehensive analysis, and is only designed to provide an indicative and high 

level assessment of the potential development outcomes based on alternative 

scenarios. To that end, a number of assumptions have been utilised in our analysis 

and, while we note that this approach may not fully capture the precise intricacies of 

each project and scenario, all of the assumptions that have been used are 

conservative estimates based on current market information and data, and existing 

EY knowledge and experience.
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